December 16, 2003 CPC

STAFF’S :
REQUEST ANALYSIS -
' AND
RECOMMENDATION

oo

- 04PS0146

- First Commonwealth Church .
(First Commonwealth Church Regal Center)

Clover Hill Magisterial District
North Line of Hull Street Road

Q UEST Approval of amendments to the sign package, in order to re-use the

existing sign originally designed for a multr-theater complex.

' RECOMMENDATION

While staff cannot support the apph‘cant’s request as submitted, staff can recommend
approval of an amended sign package with two (2) conditions for the following reasons:

A.

‘The current Ordinance does not allow refacmg the freestandmg sign, as it

exceeds current Ordinance size ‘requirements by. 100%. The current

* Ordinance allows a freestandmg srgn of ﬁfty (50) square: feet

 The ongmal 31gn package allowed for an exceptlon to the minimum
~square footage in order for the now defunct movie theatre to advertise

movies on a changeable copy board. - The current anchor in the complex is

- a church, and does not requlre as ‘much - srgnage therefore staff is
- recommending reducing the size of the sign.

~ The ongmal package is much more restnctxve in regard to building-

mounted signage. Application of current Ordinance standards will ensure
that the church will be able to use the building-mounted signs they have -
requested, and will allow for additional bulldmg signage for the other

~ tenants within the center.

~ Providing a FIRST CHOICE COmmuhizjy Through Excellehce in Public Service.



CONDITIONS

1.  The previous sign package shall no longer apply and current Zoning, :
_ Ordinance standards shall apply in regard to signage. A

2. Building-mounted signs shall be individually mounted channel letters,
- with the exception of the church building, which may employ the signage
as shown in the attachment. '
(Note: Condition one (1) will require the freestanding sign in the attachment to be-
reduced in size to approximately 129.25 square feet, in order to comply with the Sign
Ordinance refacing requirements. - For future refacing of the sign, staff recommends the
sign be constructed to ninety-nine (99) square feet in. order to be less than a 100%
increase above the Ordinance requirement of fifty (50) square feet for the freestanding
sign.) - ' C

GENERAL INFORMATION

Associated Public Hearing Cases:

875045 - Genito Forest Associates ‘ '
Genito Forest Sign Package - January, 17, 1989 - CPC

Applicant:
| 7 First Commonwealth Church
Location:

North line of Hull Street 'Road and west line of Woodsong Drive. Tax IDs 744- .
684-7278 and 744-685-0909 (Sheet 10). - _ o

Existing Zoning and Land Use:

O-2 and C-3 (all with Conditional Use Planned DeVelopment); Shbpping center

-and vacant : : : ' . '
Adjacent Zoning and Land Use:

North - R-12; Single family residential
South - C-3; Shopping center
East - I-1; Light Industrial -

West - C-3; Shopping center and vacant
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Size:

14.13 acres

: BACKGROUND

‘ Zonirlg and Sign Package History:

‘On July 22, 1987, the Board of Supervisors approved Case 875045 to rezone the
subject property to C-3 and O-2 with Conditional Use Planned Development. At
that time, the Board 1mposed the followmg condltlon

'2.

. Signs. Prior to the erection of any s1gns, a complete s1gn package,

to include typical colors, sizes, lighting, etc., shall be submitted to
the Planning Commission for approval. Slgns shall comply with
the requirements of the respective zoning classification, unless
modified by the Planning Commission through schematic plan
approval. The sign package may include an identification sign for
Genito Forest Subdivision which shall be paid for, and maintained
by, the developer and shall be in addition to the signs permitted by

the requirements of the respective zoning classification and/or the . -
Planning Comm1ss1on

~On March 8, 1989, the Planmng Commission approved a sign package for Genito
Forest Shopping Center At that time, the Commission nnposed the following -

condltlons

1.

Only one (1) freestanding sign shall be permitted. It shall be a
monumeni-type and the signfield shall be opaque. The sign face
shall not exceed 196 square feet and the height shall not exceed
fifteen (15) feet A .

Bulldmg-mounted signs shall comply with Corridor Overlay

‘District standards, except that a logo of no more than forty (40)

square- feet shall be permitted on the theater building complex

Letter colors shall be submltted in conformance with the Martin

Senour colors, but limited to-a consistent color scheme of not more
than ﬁve (5) colors. :

It should be noted that the Corridor Overlay District - s1gn regulatrons only
permitted a freestanding sign of 100 square feet and twenty (20) feet in height to
identify a shopping center. Bulldmg-mounted signage is further restricted to no
more than one (1) square foot per two (2) feet of building frontage, with a
minimum of twenty (20) square feet and a maximum of 150 square feet. Staff’s
recommendation was to not allow any exceptions to Corridor Overlay standards.
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The applicant was requestmg a freestanding sign of seventeen (17) feet in helght
and 200 square feet in area, of which 105 square feet was-to be used for
advertising movies at the newly constructed cinema. They also requested 336.5
square feet of signage for the movie theatre building, which should only have

been permitted mnety-sm (96) square feet under the Ordinance in effect at that
time. ' , :

CUIrentProposaI:
Project Identification Signage:

First Commonwealth Church has since occupied the cinema building, and
- requests approval to reface the freestanding sign by removing the old cinema
panels which are unused and replace those faces with panels to identify individual
tenants within the shopping center. A small area of changeable copy is also -
proposed. The total square footage of the sign would be unchanged. o

The current Zonmg Ordmance would require that if thlS sign is to be refaced, that
- it must be brought within fifty (50) percent of the amount of which is non-
conforming in regard to area and height. This would require the sign to be
reduced in sign area to 129.25 square feet and no reduction in height. Since the

original sign was approved as an exception to allow more area for movie
advertlsmg, the need for such a. large amount of signage no longer exists.

' Bulldmg-Mounted Slgl_lgge:_

The applicant intends to amend the existing sign package to permit changes in the
building-mounted signage for the church (former cinema) building. The applicant

proposes 158.83 square feet of signage. The current Zomng Ordmance allows
174 square feet of s1gnage on the bmldmg ‘

~ The apphcant has not requested any changes to the regulatlons for the remaining
shopping center signage, however, it is suggested that the prior sign package
condition pertaining to Corridor Overlay standards be removed in order to allow
the church’s request to follow the current Ordinance. The zoning condition
~suggests that the signage be similar, -therefore staff recommends allowmg the
large church building be permitted to use box signs and requiring the remaining
“tenants to use channel letters Under this situation, color lumtatlons would no
- longer be enforced.

CONCLUSIONS
This shopping center was formerly anchoring a movie theater, Justlfymg a large amount

of s1gnage to be approved in 1989. The current anchor is a church, which does not
requ1re nearly as much s1gnage The current Zomng Ordmance standards do not permit
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refacing the existing signage, theréfore staff recommends dénial of the applicant’s reqﬁest
and approval of the alternative conditions suggested herein.

' CASE HISTORY. .

Planning Commission Meeting (10/21/03):

~ On their own motion, the 'Commission deferred this case to the December 16,‘
2003, public hearing. ' : : v
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K AIES:: Messrs. Mlller, Belcher, Kelly, Warren, and P‘

P T S

2, . Handicapped parking.spaces shall be designed with access from Yoth
- .. gides..of . a vehicle directly tn a sidewalk. (P) :

3. Direct access to Mount Pisgah Drive shall not be permitted

the east to
Shopping Cen~-

4, The storm sewer serving this site shall be extended tg
R ~ tie. into exlsting storm sewer in Village Marketplac‘
‘texr, (EEY S ¢ . . :

...de . Ralsed landscaped- islands -shall be provided at’;
- of parking (P)

r

MERCHANTS TIRE " sorng{ CONSULTING FNGTNEERS

~:Tax.Map 49~10 ot ,',.; “lem fer Hill Magisterial- District

Mr. Turner Btated that the applicant proffr ed that no mechanical equipment
would be installed on the roof of the styficturey” He stated that staff sug~
gested that the roof style elther be o

: would improve ‘the appearance of the ‘bui ding.~;.

: appraval;for 3

" H."Z PRI . e "

request and withdrew the reques for ah. amendment to schemat;c conditions
relative to buildlng-mounted sighs. He stated, with regard to the roof treat-

ment, that a parapet ‘having - tité . same height all the way around the building

In response T a quest;o by Mr. Belcher, Mr, w111ey agreed to -proffer that

there would be no mech: -cal equipment on the roof of ‘the building._

RS -

RS

“.There wee no opposi LOTL present. " ":ué::

~ﬁdment to schematic conditions relative to. building elevationsa
for Merchantg

ing proffe -d condition'

PROFFERRS CONDETION.. :. .. .:::

fo mechaulcal equipment shall be installed on the roof of the building

WES: Messrs. Miller, Belcher, Kelly, Warren, and Perkins.

:.GENITO: FOREST  SHOPPING GENTER R - BROOKS GRAY SIGN COMPANY -

Tax .Map:49-9- and Tax. Map.49+10 clover Hill Hagisterial Diatriet

Mr. Turner presented the background information. He acated that staff had’

~received a letter from the.applicant which . -dindicated:. that the freestanding

‘sign: would not exceed fifteen (15) feet in hedght; -but the proposed overall
sign -area would be -196 square feet.  He explained: that ‘the applicant further

indicated a reduction in. the building-mounted sign to 190 square feet, He
stated that this reductiou would be in accordance with the Coxridor Overlay

~ L v 1A% tema Limrrara s ) v anrt asvar

v-e:end of all rows

an "aA" design or false gable which .

Tire shall be and it thereby was granted, subject to the. follow- .



District standards, with the exception of the logo which consisted of an
overall area of forty (40) square -feet. With regard to Condition 3, Mr.
Turner stated that the applicant intended to.use Martin Senour colors, howev-
er, staff found that the paint colors proposed were regular house paint col-~
ors, rather than sign colors and, therefore, inappropriate for use.

Mr, Ed Willey, the applicant's representative, came forward to represent this
request. He stated rhat the applicant requested an exception to the Overlay
District gign requirement based on the distance of the proposed sign from Hull
Street. - -He requested approval of the logo for the freestanding sign;. as well
as the building-mounted: sign.  Mr. Willey stated that the sign-colors would be
in accordance with those colors-which were used in the Village Marketplace and
would be based on colors from the Martin Semour color chart.. He submitted
copies of .the color chart to the Commission for their review. He also
explained that under the existing Ordinance, the shopping center and. ‘movie
theater were entitled to two (2) signs. :

Thé'Commission reviewed the -eblor.chart:

Mr. Jacobson stated that a 1imitation was placed on the éign colors which were
used for the Villape Marketplace. ‘ ‘ :

In response to a dhestion by Mr. Warren, Mr. ﬁilley agreed to comply with the
sign color requirement as designated for Village Marketplace. '

In response to 2 question by Mr. Miller, Mr. Willey agreed to comply with the
Corridor Overlay ‘District standards. However, he requested an -additional
forty (40) square feet of theater space per the previously approved conditions
of zoning. - - -~ - - sy e e T -y -

The Commission further discusged the apﬁlicantfszrequest for signage.

Mr. Miller state& that variations from the Cd:ridor Overlay Distriet standards
would create additional problems. . T S »

There wasydis:uSSidn relative to the Zoning Ordinance provision which Tegu-—

lates -signages oo S Lo L - .o 5!
- ; y

There was no opposition presgent. ‘

On ‘motion of Mip'Warreny;secohded by Mri:Kelly} thé,CQmmissioh~resolVed that

schematic approval for Genito Forest Shopping Center shall be and it therehy

was. granted, subject to the following conditionz: ‘

CONDITIONS

1: Only ome’ (1) freestanding sign shall be permitted. It shall be a
.v monument=type and the signfield .shall be opaque. The sign face
shall not.exceed 196 square feet and the height shall not exceead

- fifteen (15) feet.. R oot e T s e

2. Building—mouﬁted signg shall-comply-with-Corridon Overlay District

standards, except that a loge of mno more than forty (40) square feet
shall be permitted on the theater building complex.

7 1/17/89/CMINAS/JANLTMIN



I R | -, [ .. o L

boe 8lenn e J

3. ‘Letter colors shall be submitted in conformance with the Martin -
A Senour colors; but limited :to a cdonsistent color scheme of mot more
.m0 et than five (5) colors. SRR : ’ L =
AYES: Messrs. Belcher, Kelly, Warren, and Perkins.
NAY: M. Millexr. - i e

‘Mr. Jacobson explained that ‘the ‘Commission would-review a stub-road poligh for
adoption. : ‘He' stated that the Transportation ‘Department submitteéd ‘recofmenda—
‘tions. indicating that roads which are anticipated to facilitate gregfer than
13300 vehicles per: day would gemerally be designed as a:collector-rghd
-lot frontage! - Furthermore, each case would be reviewed on &

‘basis, Sl .. . e . . L R

Ms. Bambi Barnette, Richmond Homebuilders Association,,came.'orward and noted
support for the proposed stub road policy. - She questiondd the handling of
individual cases through the administrative review procesy, : o

Mr. Banks explained the procedure for reviewing: tenta ‘ves,thfough.the admin~

istrative process. He stated that this proposed pg icy ‘would provide staff
with a guideline to use in evaluating stub.roads ag part of our administrative
review, ' . - : - . e i e e ' o

Ms, - Caroline - Powers, President . of Salisbugf Homeowners: Aggociation, came.
forward and noted opposition to stub roads. /She stated that area roads -should
address traffic and direct that traffic faway from the residential area of
Salisbury which would protect those roady’ and prevent them from becoming major
collector roads, as well as feeder rofls for Route 288. She requested stub
road requirements exclude the commecyfon of prior stub roads:.and ‘any require-
ments for future mandatory designatfon of stub road easements not be allowed. -
She stated that Salisbury presentlf has fifteen (15) stub roads which could be-
developed for comnection, She 1t that stub road traffic impacts Winterfield
Road . ) B .

“Mr. Frank Cowan, area res dent, came forward. He stated that .stub roads
should be considered on g/case by case basis. ' ' ' '

bury iesidént, came forward, She noted support for the
ey to congider each situation on an individual-ﬁasis.

Ms. Faye Palmer, Salig
pr0posed;stub road pd

Mr. Kelly indicared that his preference would .be thht,éach-individualgcase be
analyzed on a ghse by case basis, § C T

On motion gf Mr. Warren, seconded by Mr. Perkins, the Commission resolved to
recomend Approval of the stub road policy and that the following policy shall

be used As a'guideline in the review of tentative layouts, . Streets projected
to- capfy approximately 1,500 VPD .or greater shall generally be designed and
conspfucted as "no lot" frontage stxeets, Direct. lot frontage may be permit-
by the Director of Planning on streets projected to carry between 1,500
‘gid 2,000 VPD ‘under one or more-of the following conditions:, .

-
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Recommend

'A.

) (:i>  . g . ::; '.. .:.4V.f (i:5 -

 '~Beeembe!f29f—§988—GPG
' ' ~ January 17, 1989 CPC -
REQUEST ANALYSIS, |
. AND -
RECOMMENDATION
Genito_Forest Shopping Center

Clover‘Hili Magisterial District -
North line of Hull Street Road

Schematic sign package approval. -

RECOMMENDATION
denial for the following reasons:

Conditions imposed at the time of zoning specifically state that

signs shall comply with the requirements of the respective zoning .

classification,ﬁnless'mndified by the Planning Commission through - -
schematic plan- approval. - The number of freestanding signs permitted
on-site are increased by an additional freestanding sign to identify
Genito Forest Subdivision which was permitted -by - conditions ' of
zoning. In addition, the Planning Commission recently approved a&-
freestanding sign for the Peoples Bank of Virginia, on adjacent
property to the west, and a freestanding sign for Merchant's Tire

and Auto Center on adjacent property to the east..

- Signs are regulated by the B-2 standérds for shopping centers which

permit one (1) freestanding sign to identify the entire project.’

Approval of this sign package ééfsubmitted woﬁldfélldw_four 4
freestanding signs on property along Route 360 having less than 400
feet of road frontage. . ' : ' '

However, should the Commission see fit to grant é.f;eeStanding'sign.to»identiQ
fy the shopping center and theater, staff recommends that the sign be reduced

- in size and height to identify the shopping center and the tenants..

CONDITIONS

l.

.20'

Only one (1) freestanding sign shall be permitted. It shall be a -
monument-type ‘and the signfield shall be opaque. ' The sign face -
shall not exceed 100 square feet and ‘the height shall not exceed .
fifteen (15) feet.. - S . o

Buildingémounted'signs shall éomply with qufidor Overlay ﬁistrictvi-
standards. o : Lo .

Either one (1) letter style or ome (1) golor,shall be used to form a
more c¢ohesive sign program.. . o o




e T hdw T

which is fifty-six (56) square feet in ‘area, and Genito Forest Shopping

Center and tenants, which measures approximately thirty-five (35) feet in
area. The sign will be painted royal blue masonry to match the building
and tile area will match building design.’ ’ e '

Bﬁil&ingrmounted signs .

Individual letters, twenty~-four (24)-inches in-height; on one (1) line of
copy is proposed. The style and color will be chosen by the individual
~ tenants. ~ 7 o A :

The'theater'proposed oné (lj_building‘identificétion sign cbﬁsisting'of
one (1) corporate logo being three (3) feet, six (6) inches by seven (7)
feet, six (6) inches. One (1) set of letters being twelve (12) inches.

tall. - The total square footage of this display will be thirty-nine (39)
square feet. The signs will be individual letter type, internally illu-

minated, mounted flush to the building surface. A theater directory is
proposed. which consists of ome (1) changeable letter sign -allowing the

display of nine (9) different movie titles. The display will have a -
black opaque background with the copy translucent. "The total area of"

this display to.be 297.5 square feet. The physical measurement shall be
- five (5) feet.tall_by‘fifty—gine'(SQ)‘feet, six (6) inches.

Genito: Forest Estates SEEE'
This sign complies with thé Zoning’O;dinanée,

The Ordinance and conditions of zoning allow one (1) freestanding sign to

identify- all uses on the request property, plus one . (1) additional -

freestanding sign to' ‘identify the theafer, in addition to one (1)
freestanding sign to identify Gemnito Forest Subdivision. - Further, the

Ordinance permits theaters in a shopping center to have a’ freestanding -

sign and a sign attached to the principal buildihg;cprpvidedfthevaggre—
gate sign - area of both signs does not exceed 100 square feet -in area.

This sign- package depidts1approximately 196 square feet of sign area on-
the freestanding sign and 336.5 square feet of building-mounted signage, . .
a total of 532.5 square ‘feet which advertises the movie theater. Fur- .
ther, the building is set back approximately 600 feet from Hull Street -

Roa-d .

Staff feels approval of this:requestVincfeases:éign proliferatibn along}

this portion of the Route 360 Corridor.

If the Planning CommisSiqn Wishesvto app;ove.affrééstanding sign, it
would be appropriate to- reduce the square footage of ‘the permitted

building-mounted signage.. Such reduction in building-mounted ‘signage

'should be compatible to the square footage approved for Peoples Bank of.

Virginia and Merchant's Tire and Auto Center. The conditions of zoning

permit the Commission to modify these regulations through schematic plan.’

approval. In addition, Genito Crossing Shopping Center to the west, was

permitted freestandingfsigns.on_each,out-parcel, provided they did not

exceed fifty (50) square feet in sign area and ten (10) feet in height.
Recently interest has been shown in amending the sign package to allow a
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SIGN ‘INFORMATION

- 1) Location of ==
.~ - .Cinéplex Sign.. .-
' 2)"%ocation of
Genito Forest Sigh |
(Subdivision Sign} - - °
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OPRUUE PLEX FRCE
LIGHTED COP?

e — 21-0°- —t | -}-—35?7—L-

- NOTES -
- PLEX FACES TO BE IHTERNFILLV ILLUNIHBTED COoPY TOI BE LIGHED, BRCHGROHHD OPRQHE
- CASES. TO BE PRINTED ROYAL BLUE, I‘IHSOHRRV TO l'lHTEH BI.IILDIHG

"TILE" ARER TO MATCH BUILDING DESIGN. '

INSTALLATION TO BE OM TWO STEEL POLES SET Il'l CONCRETE

FRCE RREA 200 SALARE FEET

CENTER'SIGN PACKAGE

. [GENITO FOREST SHOPPING -

representotwe
BROOKS GRAY SIGN COMPANY
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WARFIELD OFFICE PARK . : CHARLES C. TOWNES & ASSOC., P.C.
Tax Map 98-13 .- = o Bermuda Magisterial District

Mr. Jeff Collims, the applicant's representative. came forward and requested a
thirty (30) day deferral to allow the applicant time to address staff's con-
cerns relative to the driveway alignment and building etyle.

Mr. Perkins suggested the Commission accept - ‘the applicant's request for a
thirty (30) day deferral, and further recommended that the Commisgion consider
.deferral -of this request for a total of ninety (90Q) days, sixty (60) daye of
which would be at the discretion of the Commissiom. -

There ‘Was To oppositinn presenta o

On motion of Mr. Perkins, seconded by Mr. Watrenm, the Commission resolved to
defer Warfield Office Perk to the’ April 18, 1989, Plannins Commission méeting.

AYES: Messrs. Miller, Beleher, Kelly, Warren, and Perkins.

WHTTTEN BROTHERS ‘ 1.K. TIMMONS & ASSOCIATES, P.C.
Tax Msp 16~11 R "Midlothian Magisterial Distriet .

No one. came forward to represent this request.

Mr. Kelly ststed the applicant had indicated that he accepted. the recomménda-

tion. He' stated that the applicant understood thig - ‘case w0u1d be considered
at the Commisszon s 7:00 p.m.- Session. . .

Mr. Roger De La Berde, adjacent property ownery, came fnrward and - requested a

200 foot setback for access dinto the ad;acent property from Midlothian
Turnpike. .

Mr, Mark Riblett, Transportation Department, stated that staff was in general 1
agreement with the location of the access; however, staff would determine the
exact location of the access at the time specific design plans are submitted.

Mr. Kelly suggested that Whitten Brothers. be:continued: until 7200 p.m. since
there was opposition to the request and it was the applicant's understanding

. that this case 'w0u1d be considered at the Planning Commiss:on 5. eveningf.f
se551on. R I .

It was, therefore, the eonsensus of the Commission to comsider: Whitten Broth—
ers at- the 7200 p.m, session.of-this public hearing.

48
4 N

CDK BUILDING (89PS0001) : ‘= - ° . . -.-DEAN E. HAWKINS, ASLA e
Tax Map 48-1 o Clover Hill Magisterial. District

Mr. Dean Hawkins, the applicant's representative,. came forward and 1ndieated
that he accepted the recommended conditions. .

There was no opposition present.
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3. "Letter colors shall be submitted in conformance with the Martin
. Senour colors; but limited -to a consistenﬁ color scheme of not moxe
S T l:han five (5) colors. N :

AYES- Messre. Belcher. Kelly, Warren, and Perkins

NAY”'M:'. Miller. . SRR . SR

. Mr. Jacobson explained that therComm1881on w0u1d review a stub- road policy for
adoption.: ‘He' stated that the Transportation ‘Department submitted ‘recommenda-—
‘tions. indicating that roads which are anticipated to facilitate 'greéater -than
15500 vehicles per: day would generally bé designed as a:collector-road with no
-lot frontage. * ‘Furthermore, each case would be reviewed on a‘cage~by-case
basis' . . . i . . o “e,

Ms. Bambi Barmette, Richmond Homebuilders Association, came forward and noted
support for the proposed stub road policy, -She questioned the handling of
individual cases through the administrative review process.

Mr. Banks explained the procedure for reviewing tentatives through the admin-‘
istrative process. He stated that this proposed policy would provide staff-

with a guideline to use in evaluating stub: roads as part of our administrative -
: review. ’ : .

‘Mg, Caroline ' Powers, President.of Salisbury Homeowners: Association, came

forward and noted opposition to stub roads. She stated that area roads should

address traffic and direct that traffic away from' the residential’ area .of
Salisbury which would protect those roads and prevent them from becoming major
collector roads, as well as feeder roads for Route 288. She réquested stub
road- requirements exclude the conmection of prior stub roads:.and -any require-
ments for future mandatory designation of stub road easements not be.allowed.

She stated that Salisbury presently has fifteen (15) stub roads which could be i,
developed for connection. She felt that stub road traffic impacts w1nterfie1d

Road.
Mr. F:ank Cowan, area resi&ent, came forward. - He s;aced that .stub roads
should be considered om a case by case basis. =~ ‘

Ms. Faye Palmer, Salisbory resident, came forward. She noted support for the
proposed - stub road policy to consider each situation on an individual besis.

Mr. Kelly indicated that his preference would be that each- 1ndividua1 case be
analyzed on a case by case basis, , v

On motion of Mr. Warren, éeconded by Mr, Perkins, the Cbmmiesion resolved to
recommand apprcval of the stub road policy and that the following policy shall

be used .as a'‘gyideline in the review of tentative layouts. . Streets projected

to- carry approximately 1,500 VPD .or greater shall generally be designed . and
constructed as "mo lot" frontage ‘streetg, Direct lot frontage may be permit-
ted by the Director of Planning on streets projected to carry between 1, 500
and 2, 000 VED under one or more- of the following conditions:

-
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